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FOREWORD

Impact Fees are a mechanism for funding the public infrastructure necessitated by new development.

The primary purpose of the 2019 Street Impact Fee Study is to determine the maximum assessable

impact fee per unit of new development as allowed by Chapter 395 of the Texas Local Government

Code. The maximum assessable fee is a technical calculation that represents the demand that new

development places on the street infrastructure and quantifies the cost for growth to pay for growth.

This technical document does not consider policy decisions that might be used to further other City

goals beyond street infrastructure. Those policy decisions would set the effective Street Impact Fee.

These decisions include, but aren’t limited to, the following:

Rate Setting:The study calculated the maximum assessable street impact fee per service area. This

fee could be discounted by a wide variety of options. These options include:

Vary by Service Area:  Use a different collection option by Service Area.

Vary by Land Use:  Use a different rate or percentage for different land uses (e.g. residential and

non-residential).

Phased-In Approach:  Start with one option in year 1 and transition to another option in the future.

Offsets: Fees would be offset by system improvements that are built by development. The

implementation of offsets will be outlined in the ordinance.

Discounts:Additional discounts for different development types that further other City objectives,

such as affordable housing and transit-oriented development could be included in the rate setting.
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EXECUTIVE SUMMARY

Introduction to Street Impact Fees
Impact Fees are a mechanism for funding the public infrastructure necessitated by new development.

Across the country, they are used to fund police and fire facilities, parks, schools, roads and utilities.

In Texas, the legislature has allowed their use for water, wastewater, roadway and drainage

facilities. Since 1990, they have been used to fund public water and wastewater improvements in

the City of Austin.

In the most basic terms, impact fees are meant to recover the incremental cost of the impact of each

new unit of development creating new infrastructure needs. In the case of Street Impact Fees, the

infrastructure need is the increased capacity on arterial and collector roadways that serve the

overall transportation network. The purpose of the 2019 Street Impact Fee Study is to identify the

fee per unit of new development necessary to fund these improvements in accordance with the

enabling legislation, Chapter 395 of the Texas Local Government Code. This draft of the Study

Assumptions enumerates the 10-year projected growth and Roadway Capacity Plan assumptions

used in the development of the fee.

Street Impact Fee Study Assumptions
Street Impact Fees are determined by several key variables, each described below in greater

detail. The study looks at a period of 10 years to project new growth and corresponding capacity

needs, as required by state law.

Service Areas and Land Use Assumptions
A Service Area is a geographic area within which a unique maximum impact fee is determined. All

fees collected within the Service Area must be spent on eligible improvements within the same

Service Area. For Street Impact Fees, the Service Area may not exceed 6 miles. In Austin, this

restriction necessitated the creation of 17 separate Service Areas. A map of the Service Areas can

be found on Page 17.

In defining the Service Area boundaries, the project team considered the corporate boundary

(including full and limited purpose jurisdiction), required size limit, adjacent land uses, and
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topography. Since each Service Area has a unique maximum impact fee, the per-unit maximum fee

for an identical land use will vary from one Service Area to the next. For this reason, the team

avoided drawing a Service Area boundary through uniform land uses where possible.

The Impact Fee determination is required to be based on the projected growth and corresponding

capacity needs in a 10-year window. This study considers the years 2017-2027. Acknowledging

that the parameters of the study (the corporate boundaries, Transportation Plan, Comprehensive

Plan, zoning maps, platting history, etc.) are dynamic, this study is based on conditions as they were

on April 11, 2019.

One of the key elements in the determination of the impact fee is the amount of new development

anticipated over 10 years. In order to arrive at a reasonable projection of growth, staff worked

with the City Demographer and Austin Water staff working on the Water and Wastewater Impact

Fee update study, which was finalized in 2018. The residential and non-residential growth

projections were performed using the Future Land Use Map, the Imagine Austin Growth Concept

Map, current growth trends, emerging projects, location of vacant land, physical restrictions, and

carrying capacity of the City of Austin.

Finally, tables were created to compare existing residential and employment data to the ultimate

residential and employment figures developed in alignment with Imagine Austin and in alignment

with the City Demographer’s forecasts. The effort described above generated a percentage of the

ultimate residential and employment figures anticipated within each service area by the year 2027.

These projections can be found in the Residential and Employment Projections tables beginning on

Page 18.  The Residential and Employment Projections were converted to vehicle-miles.  The vehicle-

mile projections were reduced to account for transit proximity.

Street Impact Fee Roadway Capacity Plan (RCP)

The Roadway Capacity Plan is the required capital improvement plan for the study. The RCP is the

list of projects eligible for funding through street impact fees. Capacity improvements included in the
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City’s Street Network Map and Table, a component of the ASMP, are included in the RCP. Capacity

improvements may include the addition of lanes, some substandard street reconstruction, two-way

street conversions, access management median installation, or the extension of a new road.

Resurfacing or other maintenance activities do not qualify as capacity improvements under impact

fee law in Texas. Intersection improvements were also identified and are included in the RCP, but not

included in maps in the ASMP Street Network Map and Table. These improvements were developed

based on signal requests made to the City, staff-identified improvements, and some newly identified

capacity improvements as part of the Street Impact Fee study. Intersection improvements were

presented to the public and comments were taken during the ASMP Phase 3 engagement.

Only those projects listed in the RCP are eligible to utilize impact fee funds. To optimize future

flexibility, all capacity improvements included in the Street Network Map and Table are included in

the RCP, including TxDOT improvements that the City estimates contributing funds toward, and will

be eligible to utilize impact fee funds.  As costing for specific projects is finalized, TxDOT projects

that have a 0% anticipated City contribution may be removed.

Section III of this report provides a listing of the 10-Year Roadway Capacity Plan by service area in

Tables 3.A – 3.P and maps of the RCP by service area in Exhibits 4.A – 4.P.

RCP Costing Methodology

The cost of the RCP is one of the fundamental factors in the calculation of the per-unit maximum

impact fee. Only the costs associated with providing the additional capacity necessitated by 10

years of growth can be used to calculate the maximum impact fee.

The RCP’s cost will be calculated through systematic evaluation of each eligible project. The project

team visited each project site to determine the project scope, the presence of any special conditions

(such as the need for significant drainage improvements or railroad crossings) and whether various

additional construction costs would be applicable (such as costing for significant grades). In

determining project limits, the team identified roadway segments with uniform need. For example,

Anderson Mill Rd is separated into several projects in the RCP. From Research Blvd to 420’ west of

Research Blvd, Anderson Mill Rd is an access management project from a 5-lane undivided facility to
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a 4-lane divided facility, and from 420’ west of Research Blvd to 100’ east of Spicewood Pkwy,

Anderson Mill Rd is a widening project from a 4-lane undivided facility to a 4-lane divided facility.

The team has developed a standard methodology for estimating construction costs. Referencing cost

estimating standards from the Public Works Department, uniform costs are determined for the major

items of work, additional construction items, and project delivery costs.

In order to calculate the maximum impact fee, the total cost of the RCP at build-out will be reduced

to account for (1) the portion of new capacity that will address existing needs, and (2) the portion of

new capacity that will not be necessitated until beyond the 10-year growth window. A ratio that

compares 10 years’ demand for capacity to the net supply of capacity (total new capacity in the

RCP minus existing needs) can be calculated. That ratio, which may not exceed 100%, is then

applied to the cost of the net capacity supplied. The result is a determination of the costs attributable

to the next 10 years’ growth, which is then used to calculate the maximum impact fee in accordance

with state law. The result is known as the recoverable cost of the RCP.

Impact Fee Calculation

In simplest terms, the maximum impact fee allowable by law is calculated by dividing the

recoverable cost of the RCP by the number of new service units of development.  In accordance with

state law, both the cost of the RCP and the number of new service units of development used in the

equation are based on the growth and corresponding capacity needs projected to occur within a 10-

year window.  This calculation is performed for each service area individually; each service area has

a stand-alone RCP and 10-year growth projection.

In practice, there are many factors that complicate this calculation.  The maximum impact fee

allowable by law for each service area is calculated in Table 9.  A detailed discussion of the

calculation precedes Table 8, found on Pages 105-112.

Collection and Use of Street Impact Fees

Street Impact fees are assessed when a final plat is recorded.  The assessment defines the impact of

each unit at the time of platting, according to land use, and may not exceed the maximum impact

fee allowed by law.  Street Impact Fees are collected when a building permit is issued.  Therefore,
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funds are not collected until development-impacts are introduced to the transportation system.  Funds

collected within a service area can be used only within the same service area.  Finally, fees must be

utilized within 10 years of collection, or must be refunded with interest.

Adoption Process

Chapter 395 of the Texas Local Government Code stipulates a specific process for the adoption of

Street Impact Fees.  An Advisory Committee is required to review the Land Use Assumptions and RCP

used in calculating the maximum fee, and to provide the Committee’s findings for consideration by

the City Council.  This Advisory Committee also reviews the Street Impact Fee ordinance and

provides its findings to the City Council.  The composition of the Advisory Committee is required to

adequately represent the building and development communities.  The City Council then conducts a

public hearing on the Land Use Assumptions, RCP and Impact Fee Ordinance.  Two public hearings

are required for the 2019 Street Impact Fee study, one for Land Use Assumptions and RCP

boundaries, and another for the Impact Fee Calculation and Ordinance.  In Austin three public

hearings are being held, one for the Service Area and Land Use Assumptions, one for the RCP, and a

final one for the Impact Fee Calculation and Ordinance.

Following policy adoption, the Advisory Committee is tasked with advising the City Council of the

need to update the Land Use Assumptions or the RCP at any time within five years of adoption.

Finally, the Advisory Committee oversees the proper administration of the Impact Fee, once in place,

and advises the Council as necessary.
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2019 Street Impact Fee Study Results

Below is the listing of the 2019 Street Impact Fee Study’s Maximum Assessable Impact Fee Per

Service Unit (Vehicle-Mile):

Service
Area

Maximum Fee Per
Service Unit

(per Vehicle-Mile)

A $1,472
B $4,479
C $3,642
D $2,218
DT $1,361
E $2,043
F $1,604
G $3,071
H $1,543
I $1,712
J $3,724
K $5,752
L $2,520
M $2,415
N $1,507
O $3,921
P $3,011
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I. INTRODUCTION

Chapter 395 of the Texas Local Government Code describes the procedure political

subdivisions must follow in order to create and implement impact fees. Senate Bill 243 (SB

243) amended Chapter 395 in 2001 to define an Impact Fee as “a charge or assessment

imposed by a political subdivision against new development in order to generate revenue for

funding or recouping the costs of capital improvements or facility expansions necessitated by

and attributable to the new development.”

Chapter 395 mandates that impact fees be studied at least every five (5) years.

Accordingly, the City of Austin has developed its Land Use Assumptions and RCP with which to

implement Street Impact Fees. The City has retained Kimley-Horn and Associates, Inc. to

provide professional transportation engineering services for the 2019 Street Impact Fee

Study. This report includes the applicable Land Use Assumptions and development of the

Street Impact Fee RCP.
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II. LAND USE ASSUMPTIONS

A. Introduction and Purpose
Impact Fees are a mechanism for funding the public infrastructure necessitated bygrowth. In

the most basic terms, impact fees are meant to recover the incremental cost of the impact of

each new unit of development growth creating new infrastructure needs. In the case of Street

Impact Fees, the infrastructure need is increased capacity on the street network. The purpose

of the Street Impact Fee Study is to identify the fee per unit of new development necessary

to fund these improvements in accordance with the enabling legislation, Chapter 395 of the

Texas Local Government Code.

In order to assess an impact fee, Land Use Assumptions must be developed to provide the

basis for residential and employment (non-residential)growth projections within a

municipality. As defined by Chapter 395 of the Texas Local Government Code, these

assumptions include a description of changes in land uses, densities, and development in the

service area. The growth projections are then used in determining the need and timing of

transportation improvements to serve future development.

This section of the report documents the process used to develop the Land Use Assumptions

(Growth Projections) for the City of Austin’s Street Impact Fee (SIF) study. In accordance with

Chapter 395 of the Texas Local Government Code, street impact fees must be calculated

based on reasonable expectations for residential and employment growth within a ten-year

period.
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B. Overview
This Land Use Assumptions Summary includes the following components:
�x Land Use Assumptions Methodology – An overview of the general methodology used

to generate the land use assumptions (growth projections).

�x Street Impact Fee Service Areas – Explanation of the division of Austin into service areas.

�x Residential and Employment Growth– Data on residential and non-residential

(employment growth) within the service area over ten years (2017 – 2027).

�x Land Use Assumptions Summary Table – A synopsis of the projected 10-year growth.

Information from the following sources was compiled to complete the Land Use Assumptions:
�x Imagine Austin Comprehensive Plan Growth Concept Map (Center and Corridors)

�x City of Austin Development Services Department’s Emerging Projects dataset

�x City of Austin’s Future Land Use Map (FLUM)

�x Travis and Williamson County Appraisal Districts

�x City of Austin 2014 Land Use Inventory; Multi-Family Inventory; and Affordable Housing

Inventory

�x 2009 – 2016 City of Austin Building Permit Data

�x City of Austin staff including City Demographer

�x City of Austin Water and Wastewater Impact Fee 2015-2025 Land Use Assumptions

�x CAMPO 2040 Plan

�x Longitudinal Employer Household Dynamics Employment Data

�x State of Texas Master Facilities Plan Report
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C. Land Use Assumptions Methodology
The residential and non-residential growth projections formulated in this report were

performed using reasonable and generally accepted planning principles. The following

factors were considered in developing these projections:

�x Character, type, density, and quantity of existing development;

�x Emerging Projects;

�x Future Land Use Map and Imagine Austin Growth Concept Map;

�x Growth trends;

�x Location of vacant land;

�x Physical constraints (i.e. flood plains, railroads); and

�x Carrying Capacity (Growth Potential) of the City of Austin.

The residential and employment estimates and projections were compiled in accordance with

the following categories:

Residential Units: Number of dwelling units, both single and multi-family.

Non-Residential Units: Square feet of building area based on three (3) different

classifications. Each classification has unique trip making

characteristics.

Retail: Land use activities which provide for the retail sale of

goods which primarily serve households and whose location

choice is oriented toward the household sector, such as grocery

stores and restaurants (higher traffic generators).

Service: Land use activities which provide personal and

professional services, such as government and other

professional offices (medium traffic generators).
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Basic: Land use activities that produce goods and services such

as those which are exported outside of the local economy, such

as manufacturing, construction, transportation, wholesale, trade,

warehousing, and other industrial uses (lower traffic

generators).

The above categories in the Land Use Assumptions match those used to develop travel

demand modeling and are the broader land use categories that are used in the development

of the assumptions for impact fees. In the calculation of the specific Street Impact Fee for an

individual development, a more specific and expanded classification based on the Institute of

Transportation Engineers (ITE) Trip Generation Manual will be utilized.

Determination of theten-year growth within the Street Impact Fee study area was

accomplished through three general steps:

�x Step 1: Determine Base Year (2017)

�x Step 2: Determine Carrying Capacity (Growth Potential)

�x Step 3: Determine 10-Year Growth Projections

Step 1: Determine Base Year (2017)

Property data obtained from Travis and Williamson County Appraisal Districts (CADs) was

used to determine the 2015 residential units and employment square footage. This data

contained detailed information on the following property attributes:

�x Built year

�x Land area

�x Livable building square footage

�x Property land use

�x Improvement type (Travis CAD only)
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For single-family residential units, the number of units were simply counted. For multi-family,

the number of units was derived from the multi-family inventory provided by the City

Demographer. However, if data was not available through the inventory, a density

calculation was performed based on the Appraisal District’s livable building square footage.

A conversion of square footage per unit was utilized to determine the number of units.

To estimate employment square footage, the livable building square footage data was

utilized. Building footprint data and aerials were utilized to supplement the building square

footage if the CAD data lacked square footage information. Finally, for state facilities,

building square footage came from the State’s Master Facilities Plan Report.

These estimates for 2015 were scaled up to 2017 and validated through 2019 using

building permit data, adding units/square footage for new construction and subtracting

demolished units/square footage for parcels as needed.

Step 2: Determine Carrying Capacity (Growth Potential)
For undeveloped areas and potential redevelopment areas, assumptions based upon the

City’s Future Land Use Map (Exhibit 1), Emerging Projects (Exhibit 2), or Imagine Austin

Growth Concept Map were used to estimate the carrying capacity or growth potential of

land within the Street Impact Fee study area for both residential and employment land uses.

The carrying capacity was calculated in three basic steps.

1) Determine the future land use for study area parcels based on previous planning efforts

completed by the City.

2) Determine the amount of dwelling units and employment building space that could occupy

every parcel – i.e. the parcel’s “Carrying Capacity” – based on the future land use

development types.

3) Identify parcels that are either vacant or candidates for redevelopment based on

emerging projects, market value and age of property.  These parcels were aggregated

with the existing dwelling units and employment space on the remaining parcels to

generate an estimated growth potential to compare to the 10-year growth forecast.
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Exhibit 1 – Future Land Use Map
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Exhibit 2 – Emerging Projects, 2017
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Step 3: Determine 10-Year Growth Projections

The City of Austin Demographer utilizes small areas called DTI-polygons to allocate growth.

The DTI (Delphi,Trends, andImagine Austin) polygons are roughly analogous to census tracts.

Austin Water provided 2025 employment (job) and dwelling unit projections that were

generated for the Water/Wastewater Impact Fee land use study for DTI polygons within the

city. Dwelling unit and employment growth rates were calculated based on the DTI polygon

dwelling unit and employment projections. Growth rates for employment were converted to

square footage using typical figures for employees per 1,000 square feet for each

employment type. The growth rates were then applied to the 2017 base year estimates and

projected 10 years into the future to 2027. Finally, the 2027 projections were compared to

the carrying capacity growth potential to validate the 10-year growth assumptions. This

methodology to determine 10-year growth projections meets reasonable expectations for

growth as required by Chapter 395 of the Local Government Code.

Resolution

On August 22, 2019 a resolution was passed to accept the Land Use Assumptions.  The land

use assumptions remain consistent.
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D. Street Impact Fee Service Areas
The geographic boundary of the proposed impact fee service areas for transportation

facilities is shown inExhibit 3. The City of Austin is divided into seventeen (17) service areas,

each based upon the six (6) mile limit, as required in Chapter 395. For transportation

facilities, the service areas as required by state law are limited to areas within the current

corporate City limits. In defining the Service Area boundaries, the project team considered

the corporate boundary, required six (6) mile size limit, adjacent land uses, and topography.

In addition, the strategy for defining Service Areas included creating a Downtown area and

creating distinctive inner loop and outer loop Service Areas based on highway boundaries.

Areas were defined for inner loop and outer loop due to differences in travel lengths

reported in these different parts of the city. Trip length is an important determinant of service

units for each land use defined later in the study, and was thus considered for Service Area

boundaries. Since each Service Area will have a unique maximum impact fee, the per-unit

maximum fee for an identical land use will vary from one Service Area to the next. For this

reason, the team kept areas of uniform land use within the same Service Area where

possible.

It should be noted that at locations where Service Area boundaries align with a City

roadway, the proposed boundary is intended to follow the centerline of the street, unless

otherwise noted. This allows two or more Service Areas to contribute to a capacity

improvement for that roadway. In cases where a Service Area boundary follows the City

Limits, only those portions of the transportation facility within the City Limits are included in

the Service Area.
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Exhibit 3 – Proposed Service Areas
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